
CITY PLANNING COMMISSION 
CITY OF ROANOKE PLANNING COMMISSION 

CITY COUNCIL CHAMBER, NOEL C. TAYLOR MUNICIPAL BUILDING 
June 13, 2016 – 1:30 p.m. 

AGENDA 
I. Call to Order and Welcome. 
 
Welcome to the June 13, 2016, meeting of the City Planning Commission.  Please 
make sure that sound on all cellular phones and paging devices is turned off during the 
meeting.  If you wish to speak to any matter, the chair will recognize you in turn. Please 
approach the podium and state your name and residential address so that the 
Commission's secretary may record the proceedings accurately.   
 
II. Approval of Agenda:    June 13, 2016 
  
III. Unfinished Business:  None. 
 
IV. New Business:  

A. Application by Harrison Elderly Apartments, LLC, to rezone property 
located at 523, 0, and 0 Harrison Avenue, N.W., bearing Official Tax Map 
Nos. 2121763, 2121764, and 2121765, respectively, from RM-1, 
Residential Mixed Density District, and ND, Neighborhood Design Overlay 
District, to RMF, Residential Multifamily District, and H-2, Historic 
Neighborhood Overlay District.  The land use categories permitted in RMF 
include residential, accommodations and group living, commercial, utility 
uses and structures, animal and agricultural, and accessory, with one 
dwelling unit per 1,000 square feet of lot area.  The comprehensive plan 
designates the property for institutional/religious and single- and two-
family residential mix.  The proposed use is apartments.  The H-2 Overlay 
District rezoning will require the issuance of a Certificate of 
Appropriateness for new construction of certain structures or certain 
modifications of existing structures.  

Please note: 
City Council will hold a public hearing on the aforesaid application on June 
20, 2016, at 2:00 p.m., or as soon as the matters may be heard.  Citizens 
are advised that the time at which this matter will be heard is a departure 
from the usual time at which such matters are heard by City Council.  

VI. Other Discussion: 
 
 
 Any person with a disability requiring any special accommodation to attend or participate in the hearing 
should contact Planning, Building, & Development at (540) 853-1730. 

Planning Building & Development 
Room 166, Noel C. Taylor Municipal Bldg.  
215 Church Avenue, S.W., Room 166 
Roanoke, VA  24011 
Phone: 540.853.1730 Fax: 540.853.1230 
planning@roanokeva.gov 
 
 

mailto:planning@roanokeva.gov
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Application Information 
 

Request: Rezoning 
Owner: Harrison Elderly Apartments LLC 
Applicant: N/A 
Authorized Agent: Evelyn A. Slone, Hill Studio 
City Staff Person: Katharine Gray, Land Use and Urban Design Planner 
Site Address/Location: 523, 0, and 0 Harrison Avenue NW 
Official Tax No.: 2121763, 2121764, 2121765, respectively 
Site Area: Approximately 0.9193 acres 
Existing Zoning: RM-1, Residential Mixed Density District, with ND, 

Neighborhood Design Overlay District 
Proposed Zoning: RMF, Residential Multifamily District, with H-2, 

Historic Neighborhood Overlay District 
Existing Land Use: Apartments and Parking Lot  
Proposed Land Use: Apartments and Parking Lot 
Neighborhood Plan: Harrison & Washington Park Neighborhood Plan 

Specified Future Land Use: Institutional/Religious and Single- and Two-Family 
Residential Mix 

Filing Date: Original Application: April 25, 2016 
Amended Application No.1: May 16, 2016 

 
 
Background 

 
The Harrison School at 523 Harrison Avenue, NW, was constructed in 1916 and 
was the City’s first high school for African Americans.  Prior to its construction, 
African-American pupils who wished to pursue academic study beyond seventh 
grade were required to attend Virginia State College in Petersburg, Virginia.  
The building is of significant cultural value to the community.  The significance 
of the building was recognized in the individual listing of the building on the 
Virginia Landmarks Register and the 1982 listing on the National Register of 
Historic Places. 
 
After closing as a school, the building has had a long history of community 
uses.  The building on the property was approved by the Roanoke City Board of 
Zoning Appeals, through three (3) separate special exceptions, to be used for a 
day care center operated by the TAP Organization in 1971, a neighborhood 
center in 1981, and a museum in 1993.  The existing parking lot area 
developed on the adjoining lots, Official Tax Nos. 2121764 and 2121765, 
provides the required off-street parking to support the three uses permitted by 
special exceptions in the building. 
 
In 1984, apartments for the elderly were constructed in the top two floors of 
the building.  City directory entries for that time period indicate that 28 
dwelling units were present in the structure. At that time, the property was 
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located in an RG-2 zoning district and the density limits in that district 
permitted 28 units.  
 
In the 2005 Comprehensive Rezoning, the zoning district of the property was 
changed to the RM-1 District which no longer permits multifamily dwellings or 
the other community related uses that had been previously approved by the 
BZA.  A mixed-use building (multifamily dwelling and the community related 
uses) is not permitted in the current RM-1 District, but may continue in 
accordance with Section 36.2-705 of the zoning ordinance. 
 
The property owner desires to add four more apartment units on the first floor 
of the existing building as well as other amenities for the tenants of the 
building.  However, the development standards of the RM-1 District will not 
permit such expansion. Based on the current proposal, the use of the building 
will be a multifamily dwelling. 
 
In April 2016, the Applicant filed an application to rezone the properties from 
RM-1, Residential Mixed Density District, to RMF, Residential Multifamily 
District.   In May 2016, the Applicant filed an Amended Application No. 1 to 
rezone the property from RM-1, Residential Mixed Density District, with ND, 
Neighborhood Design Overlay District to RMF, Residential Multifamily District, 
with H-2, Historic Neighborhood Overlay District. 
 
 
Considerations 
 
Surrounding Zoning and Land Use: 
 
 Zoning District Land Use 
North RM-1, Residential Mixed Density 

District 
Dwelling, Single-family 
detached and Vacant 

South RM-1, Residential Mixed Density 
District 

Dwelling, Single-family 
detached and Vacant 

East RM-1, Residential Mixed Density 
District 

Dwelling, Single-family 
detached and Vacant 

West RM-1, Residential Mixed Density 
District 

Dwelling, Single-family 
detached and Vacant 

 
Compliance with the Zoning Ordinance: 
 
The purpose of the RM-1 District is to allow for a mix of single-family detached, 
single-family attached as well as two-family and townhouse by special exception 
in order to provide a range of housing choices.  
 
The purpose of the RMF District is to permit dense housing development by 
providing for multifamily and townhouse dwellings. 
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The existing use as a mixed-use building and multifamily dwellings is not 
permitted in the current RM-1 district, but may continue as an existing use in 
accordance with Section 36.2-705 of the zoning ordinance.  Changing the 
zoning to RMF would bring the existing multifamily dwelling use into a 
conforming use. 
 
The development of the property likely does not meet current zoning ordinance 
requirements for parking, landscaping, signs, etc. Such nonconforming 
characteristics of use may continue in accordance with Section 36.2-708 of the 
Zoning Ordinance.  Changing the zoning to RMF District would bring the 
existing building into a greater conformance with the dimensional standards of 
the Zoning Ordinance. 
 
Removing the ND, Neighborhood Design Overlay District, and adding the H-2, 
Historic Neighborhood Overlay District, to the properties will preserve and 
maintain this architectural and historic landmark which is listed on the Virginia 
Landmarks Register, the National Register of Historic Places, and which has 
local significance. Moreover, the H-2 Overlay District will allow for modification 
of the building or for new construction to occur on the property that is 
compatible with the existing building and grounds and maintain appropriate 
settings and environments for this landmark.   

 
Conformity with the Comprehensive Plan and Neighborhood Plan: 
 
Both Vision 2001-2020 and the Harrison & Washington Park Neighborhood Plan 
identify the need for preservation and reuse of historic landmark buildings such 
as the Harrison School.  The rezoning of the property to RMF District with the H-
2 Overlay District will allow the further development of the property in a 
manner that preserves the existing landmark building while allowing future 
development appropriate to the surrounding area. 
 
Relevant Vision 2001-2020 policies: 
 

• Roanoke will offer a diversity of housing choices, including not only a 
range of housing prices but also housing types such as single-family 
houses, condominiums, multi-family highrise and low-rise rental units, 
town homes, and patio homes. Suitable housing should be available in 
the neighborhood of one’s choice for people at all stages of their lives, 
ranging from new homebuyers to empty nesters. 
 

• NH P5. Housing choice. The City will have a balanced, sustainable range 
of housing choices in all price ranges and design options that encourage 
social and economic diversity throughout the City. Concentration of 
federally subsidized, assisted or affordable housing will be discouraged. 
The City will recommend ways to overcome impediments to fair housing 
by identifying barriers to housing choice, encouraging fair housing 
education to the community, challenging housing discrimination, and 
requiring affirmative marketing of developments using City funds. 
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• Historic designation has contributed to the City’s revitalization through 
improved property maintenance and economic incentives for rehabilitation. 
The Historic and Cultural Resources map (Map 3.2.2) identifies the three 
Virginia and National Register Historic Districts, National Register 
structures, and potentially significant archaeological sites. (Harrison School 
is denoted as a National Register Property on the Map 3.2.2) 
 

• EC P6. Cultural and historic resources. Roanoke will support, develop, 
and promote its cultural resources. Roanoke will identify, preserve, and 
protect its historic districts, landmark features, historic structures, and 
archaeological sites. 
 

• City Design. 
 
Downtown neighborhoods Downtown neighborhoods are characterized by 
small lots (approximately 5,000 square feet); two-story houses with 
porches; consistent building setbacks; and an interconnected grid of 
narrow, tree-lined streets and alleys. These neighborhoods developed 
adjacent to the downtown between the 1890s and 1920s. 
 
Design principles: 
 Recognized historic buildings should be preserved and should be used 

to guide new development. 
 

Relevant Harrison & Washington Park Neighborhood Plan Policies: 
 

Harrison is a traditional urban neighborhood that was developed in the early 
1900s that consists mainly of single-family homes. Multifamily housing and 
limited commercial uses are scattered throughout the area. Noted 
developments in the Harrison neighborhood are the Harrison Museum of 
African American Culture, which is the old Harrison School, the old Burrell 
Memorial Hospital, five churches, a funeral home, three convenience stores, 
and one gas station 
 
Key Development Opportunities: 
 
Harrison School - Formerly a school for the African American community, 
now houses the Harrison Museum of African American Culture on the first 
floor, and has subsidized housing on the remaining upper floors. This 
historic building would be appropriate for mixed income multifamily 
residential, with a community oriented use on the first floor. 
 
Community Design Policies: 

 
 The Harrison and Washington Park neighborhoods are recognized as 

having unique architectural and historic value to the city. Therefore, 
Roanoke must ensure that future development is compatible with the 
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neighborhood fabric. The design of new development should enhance 
and contribute to the neighborhood's continued viability. 

 
Residential Development Policies: 

 
 Ensure the design of new infill housing is compatible with existing 

development. 
 
The Harrison School is an iconic neighborhood building that represents the first 
ability to pursue an advanced education for many members of our community.  
The property closed as a school in the mid-1900s and has been used as a mixed 
use building including multifamily dwelling units for many years.  The current 
zoning district prohibits the expansion of the number of residential dwelling units 
in the basement of the multifamily building as desired by the Applicants.  The 
Comprehensive Plan speaks to the importance of preserving recognized historic 
buildings.  The non-conforming status of the existing building provides for 
additional oversight by the Board of Zoning Appeals for any changes. 
The change of districts from RM-1 to RMF, would bring the building into greater 
conformity with use and dimensional standards found in the zoning ordinance, 
but would remove the additional oversight protection currently offered for the 
building and surrounding area.  However, the change in district from RM-1 with 
the ND Overlay District to the RMF with the H-2 Overlay District allows for the 
potential expansion in the number of dwelling units while continuing to provide 
additional oversight by the Architectural Review Board for the preservation of the 
significant historic landmark and ensuring any new construction is compatible 
with the surrounding neighborhood.  The rezoning of the property as proposed is 
appropriate for the historic landmark building and the surrounding area. 
 
Public Comments: 
 
None 
 
Planning Commission Work Session: 
 
The building is listed on the National Register of Historic Places and is an 
important building in the community.  Rezoning the property to RMF will make 
the use of the property as a multifamily dwelling conforming, would allow for 
the proposed expansion in the number of dwelling units in the building, and 
would allow other development activities on the property.   Concern was 
expressed that there was no protection for the long-term preservation of the 
building. In particular, by making the use conforming, the historic building 
could be modified or altered in ways that would damage the historic character 
of the building. 
 
As preservation of historic buildings/cultural resources is an important element 
of the City’s comprehensive plan, two possible options to provide for the 
preservation of the existing building were suggested to the applicant after the 
work session as follows: 
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1. Submitting an additional application requesting to add the H-2 historic 
overlay district to the parcels and amending the original rezoning 
application to add a condition on the granting of the overlay.   This 
option is somewhat unorthodox, but may allow longer-term flexibility to 
modify the structure or perform other development on the parcel 
compared to more traditional proffers. 

 
OR 

 
2. Add a condition such as “The development of the property will be in 

substantial conformity with the development plan dated January 20, 
2016.  The footprint of the building and height will be maintained to 
preserve the mass and scale of the existing structure.”  The plan could 
include language that the existing building would not be demolished and 
identify character defining features to be retained.  

 
Such conditions would provide assurance that the rezoning from RM-1 to RMF 
would not lead to the demolition of a noted historic neighborhood structure 
and rebuilding of a multifamily apartment complex by RMF development 
standards in the middle of the RM-1 zoning district. 
 
The Applicants subsequently filed Amended Application No.1 addressing all of 
the comments, specifically modifying the application to include replacing the 
current ND Overlay that applies to the property with the H-2 overlay. This 
provision allows the applicant the flexibility to modify or expand the building, 
as needed, while providing oversight from the City’s Architectural Review Board 
(ARB) to ensure that such modifications are appropriate to the building and 
surrounding neighborhood.  






















